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150 North Wacker Drive  T: 312.444.1702
'II Kane, McKenna Suite 1600 F: 312.444.9052
Chicago, lllinois 60606

PRELIMINARY FISCAL IMPACT ANALYSIS
June 8, 2016

Mr. Drew Irvin

Village Administrator
Village of Lake Bluff

40 East Center Avenue
Lake Bluff, lllinois 60044

Re:  Preliminary Fiscal Impact Analysis
Dear Mr. Irvin:

Kane, McKenna and Associates, Inc. (“KMA”) has been retained by The Roanoke Group
(the “Developer”) to evaluate the fiscal impact on Lake Bluff School District 65 (“District 65”),
Lake Forest High School District 115 (“District 115”), Lake Bluff Park District (the “Park
District”) and the Village of Lake Bluff, Illinois (the “Village”) of a proposed development of a
16 unit single-family condominium development (the “Development”) on a parcel of land
located on at 120 Scranton in Lake Bluff, Illinois (the “Property”).

Based on information provided to us by the Developer, the Shields Township Assessor’s
office, the Lake County Clerk’s office and the Lake County Assessor’s office, the following is a
preliminary analysis of the fiscal impact of the Development on Village.

The projected preliminary fiscal impact of the Development is based on the assumptions
of weighted average market value and absorption outlined in Exhibit A-1 herein and summarized
in Table 1 below.

Table 1
| 2016 | 2017 | 2018 |
Absorption Schedule
Weighed Avg.
Housing Units Sold Per Year Value/Unit
Condo - 2Br 924,838 0 0 12
Condo - 3Br 1,192,988 0 0 4

Total Units Sold Per Year 0 0 16
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Attached are the following exhibits which project (i) the timing of the completion and
occupancy of the units, (ii) the total population of the Development, (iii) the number of residents
to be generated by the Development, (iv) the assessed value of the Development, and (v) the
fiscal impact of the Development on Village:

Exhibit A-1 — includes a description of the number and type of units expected to be
constructed and the projected timing of the completion and occupancy of the units;

Exhibit A-2 — includes a projection of the number of total residents and school children to
be generated by the Development based on the multipliers for average number of total
residents and high school, junior high school and elementary school age children as
provided in the Village of Lake Bluff Municipal Code (Title 11-4-5) related to land
dedication (the “Population Multipliers™);

Exhibit A-3 — includes a projection of the assessed value of the Development over a
twenty year period based on information provided by the Developer with respect to the
projected sale prices of the units and discussions with the Shields Township Assessor’s
office relating to new residential construction;

Exhibit A-4 — includes a projection of incremental property tax and sales tax revenues to
be generated by the Development and the residents within the Development;

Exhibit A-5 — includes a projection of Utility Tax (based on an analysis of the Village’s
fiscal year ended 2014/15 Annual Budget), Motor Fuel Tax, State Income Tax and State
Use Tax revenues to be generated by the residents within the Development;

Exhibit A-6 — is a preliminary analysis of the Village’s fiscal year ended 2014/15 Annual
Budget, to determine the estimated additional expenditures that the Village would incur
based on (i) the new residents projected to be generated as provided in Exhibit B and (ii)
adjustments to reflect the assumption that the limited amount of additional new residents
would not cause the Village to increase certain expenditures described in Exhibit A-6;

Exhibit A-7 — includes a projection of annual additional expenditures expected to be
incurred by the Village based on the additional number of residents generated by the
Development; and

Exhibit A-8 — is an analysis of the projected fiscal impact of the Development on the
Village.
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Attached hereto as Exhibit B is a preliminary fiscal impact analysis of the Development
on District 65 and attached hereto as Exhibit C is a preliminary fiscal impact analysis of the
Development on 115. The fiscal impact analyses are based on the Population Multipliers and the
assumptions described in Exhibits B and C.

Attached are the following exhibits which project the fiscal impact of the Development
on Village based on (i) the timing of the completion and occupancy of the units as provided in
Exhibit A-1, (ii) the total population of the Development as provided in Exhibit A-2, and (iii) the
assessed value of the Development as provided in Exhibit A-3:

Exhibit D-1 — includes a projection of incremental property tax revenues to be generated
by the Development;

Exhibit D-2 — is a preliminary analysis of the Park District’s fiscal year ended December
31, 2014 Annual Budget (the “Park District Budget”), to determine the estimated additional
revenues that would be generated by the Development for the Park District based on (i) the new
residents projected to be generated as provided in Exhibit A-2 and (ii) adjustments to reflect the
assumption that the limited amount of additional new residents;

Exhibit D-3 — is a preliminary analysis of the Park District Budget, to determine the
estimated additional expenditures that the Park District would incur based on (i) the new
residents projected to be generated as provided in Exhibit A-2 and (ii) adjustments to reflect the
assumption that the limited amount of additional new residents would not cause the Park District
to increase certain expenditures described in Exhibit D-3; and

Exhibit D-4 — is an analysis of the projected fiscal impact of the Development on the Park
District.

No allowances are made in this analysis for the effects of inflation on expenditures, and
likewise, no allowances are made for: (i) appreciation of real estate property values and the
resulting increase in higher property tax revenues from such appreciation; and (ii) potential
changes in property tax rates or assessment rate calculations. The adjustments would call for
speculation and would therefore be debatable and distort the objectivity of the analysis. The
primary objective is to show the relationship between revenues and expenditures. The amounts
shown in future years merely represent this relationship.
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The assumptions relating to assessed values of the units and absorption used in the above
described analysis are based on an analysis provided by the Developer.

The following Table 2 is a summary of the preliminary analyses herein with respect to

the fiscal impacts of the Development on District 65, District 115, the Park District and the
Village.

Table 2
Annual

Net Fiscal Impact  Net Fiscal Impact
Taxing District at Stabilization Through 2036
District 65 $84,461 $1,414,681
District 115 $57,534 $984,672
Lake Bluff Park District $27,891 $489,978
Village and Library $40,671 $698,372

Further refinement of the analysis is expected to be made after further review of the
estimated expenditures prior to the completion of a final Fiscal Impact Study.

S:\Client Folders\Lake Bluff\Scranton\Correspondence\Letter to Village 06.08.16\Letter to Village (v2) 06.08.16.docx
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Absorption Analysis

[ 2016 | 2017 [ 2018 | 2019

Absorption Schedule

Avg.
Housing Units Sold Per Year Value/Unit
Condo - 2Br 924,838 0 0 12 0
Condo - 3Br 1,192,988 0 0 4 0
Total Units Sold Per Year 0 0 16 0
Cumulative Units Sold
Condo - 2Br 924,838 0 0 12 12
Condo - 3Br 1,192,988 0 0 4 4
Cumulative Units Sold 0 0 16 16
Avg.
% Housing Units Occupied Each Year® Value/Unit
Condo - 2Br 924,838 0.0% 0.0% 50.0% 100.0%
Condo - 3Br 1,192,988 0.0% 0.0% 50.0% 100.0%

Notes:

@ Multipliers for average population per household and number of high school age children per household were
obtained from Village of Lake Bluff, Illinois

@ Assumes 50% aggregate occupancy for all new units occupied in each year

A-1-1



EXHIBIT A-2

Population Analysis



Projected Population Analysis

Year [ 2017 | 2018 [ 2019 |
Total Units  Pop./Unit®
Total Pop. of SF w/2Br (Detached) 12 2.077 0.000 12.462 24.924
Total Pop. of SF w/3Br (Detached) 4 2.403 0.000 4.806 9.612
Adj. Total No. of Residents® 16 0 17 | 35 |

Notes:

@ Multipliers for average population per household and number of high school age children per household were

obtained from Village of Lake Bluff, Illinois

@ Adjusted for 50% occupancy of additional units added each year

Projected Student Population

Year [ 2017 | 2018 [ 2019 |
Total Units  Pop./Unit®

High School Age
Total Pop. of SF w/2Br (Detached) 12 0.037 0.000 0.222 0.444
Total Pop. of SF w/3Br (Detached) 4 0.066 0.000 0.132 0.264
[Total No. High School Age Children 0 1 1
Junior High School (Grades 6-8) Population
Total Pop. of SF w/2Br (Detached) 12 0.077 0.000 0.462 0.924
Total Pop. of SF w/3Br (Detached) 4 0.064 0.000 0.128 0.256
[Total No. Junior High School Children 0 1 2
Elementary School (Grades K-5) Population
Total Pop. of SF w/2Br (Detached) 12 0.095 0.000 0.570 1.140
Total Pop. of SF w/3Br (Detached) 4 0.237 0.000 0.474 0.948
[Total No. Elementary School Children 0 2 3
|Total No. Elementary and Jr. High School Children 0 3 5
Total No. School Children 0 4 6
Total No. Elementary and Jr. High School Children

Added Per Year 0 3 2

Notes:

@ Multipliers for average population per household and number of high school age children per household were

obtained from Village of Lake Bluff, Illinois
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EXHIBIT A-4

Projection of Incremental Property and Sales Tax
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EXHBIT A-5

Projection of Utility Tax, Motor Fuel Tax, State Income Tax
And State Use Tax Revenues



SJasn [enuapIsal Ussmiag Oby'ET/$ J0 GT0Z Ad J0) 186pNg (SUOIEIIUNWLLODB|S) ‘0111038 ‘sel) saxe) sal

(9102 ‘“Arenuer ‘Ma1ney [edIdIUNIA Stoulf]1) SUOBNQLISIA 8YeIS LT0Z A4 pajoafold uo paseg (€)
(153 "IA-G AoAIng Alunwiwod uedLBWY ZT0Z-8002) 08T'Z 40 shun Buisnoy [elol s;abe|IA 8y Ag
saxe] AN ayl Jo uoiuod Jenuspisal ayl BUIpIAIp pue (Jenuspisal 968) Yyoes 01 sjgedljdde A3 Jo abejuadlad syl Aq siasn Jayio ||e pue

1n ay) Buneoojfe Aq pautwieiad (c)

SNSUSD 0Z0Z 8Y1 Jale [11uNn Pa1da||09 8 01 PaLNSSE 10U aJe 81elS Ag pateys saxel 01 Bulejal senusnal pa1dndgo s)uN eluswaloul uo paseg (T)

'SAI0N
0€0'89T 8EECT 86G'ET 08G'€S G588 S[elol
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°¢0T 099't 12'16¢C 9T SE 9€0¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°20T 099't 1L2'16¢C 9T e GE0C
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°20T 099't 12'16¢C 9T e €0¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°¢0T 099't 12'16¢C 9T e €€0¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°¢0T 099't 12'16¢C 9T SE ¢€0¢
6566 €¢8 0S°€C L06 06'G¢ 0.8 00°20T 099't 12'16¢C 9T e T€0C
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°¢0T 099't 12'16¢C 9T e 0€0¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°¢0T 099't 12'16¢C 9T e 620¢
6566 €¢8 0S'€C L06 06'G¢ 0.5 00°20T 099't 12'16¢C 9T ¢ 8¢0¢
6566 €¢8 0S'€C L06 06'G¢ 0.5 00°¢0T 099't 12'16¢C 9T Ge L20¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00'20T 099't 12'16¢C 9T Ge 9¢0¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00°20T 099't 12'16¢C 9T 13 Ge0¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 0020T 099't 12'16¢C 9T 1 ¥20¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00'20T 099't 12'16¢C 9T e €2¢0¢
6566 €¢8 0S'€C L06 06'G¢ 0.8 00'20T 099't 12'16¢C 9T Ge (4414
099'v 0 000 0 000 0 000 099't 12'16¢C 9T Ge T20¢
099'v 0 000 0 000 0 000 099't 12'16¢C 9T Ge 0c0¢
099t 0 000 0 000 0 000 099't 12'16¢C 9T Ge 6T0C
099t 0 000 0 000 0 000 099't 12'16¢C 9T LT 8T0¢
0 0 000 0 000 0 000 0 12'16¢C 0 0 LT0¢C
0 0 000 0 000 0 000 0 12'16¢C 0 0 9T0¢

sanuanay xel Xe] asn @Muepisay 14IN (©WUopISay | soxelowooul  uspissy | SeXeLAMINN  (,plOYssNOH Jad spjoyasnoH sjuspIsay Kouednaop
J3U10 [e10L 3Jels [e101 Jad aleys [el0L Jad aeys |el0L Jad aJeys €101 saxel Aupn ‘ON [e10L PPV JO JO Jes\
% Exm._._mg % Senuanay Xel ANIN ‘ON [e10L

sanuanay abeIA J18Y10

A-5-1



EXHIBIT A-6

General Fund Budget Analysis



Operating Budget Analysis

All Major Activities Summary™®

Expenditures

Less Other
Adjustments

Total Adjusted
Expenditures

Residential
Portion of Total

Adijusted Expend.®

Non-Residential
Portion of Total

Adjusted Expend.®

Village General Fund @

Administrator's Office 1,531,180 1,531,180 © 0 0 0
Finance 468,265 468,265 © 0 0 0
Boards & Commissions 60,840 60,840 © 0 0 0
Community Development 347,390 347,390 © 0 0 0
Village Hall Building 92,500 92,500 © 0 0 0
Village Properties 3,600 3,600 © 0 0 0
Police Sworn Officers 2,720,130 2,525,130 © 195,000 © 173,550 21,450
Police Dispatch Operations 717,550 717,550 © 0 0 0
Crossing Guards 9,600 9,600 © 0 0 0
Fire Division 767,975 365,100 402,875 @ 358,559 44,316
Public Safety Building 100,750 100,750 © 0 0 0
Streets, Bridges & Lighting 610,730 0 610,730 543,550 67,180
Sanitation 617,610 0 617,610 617,610 @ 0
Forestry 186,735 0 186,735 166,194 20,541
Parks & Parkways 112,585 0 112,585 100,201 12,384
Sewers 214,730 0 214,730 191,110 23,620
Public Works Center 104,135 104,135 © 0 0 0
Commuter Station 91,725 91,725 © 0 0 0
Public Works Cap. Imp. 748,800 748,800 © 0 0 0
Police Pension Fund® 875,947 875,947 © 0 0 0
IL Mun. Retirement Fund 194,205 194,205 © 0 0 0
Social Security Fund 233,460 233,460 © 0 0 0
Lake Bluff Public Library® 884,866 884,866 © 0 0 0
Total Adjusted Expenditures 11,695,308 7,166,565 2,340,265 2,150,773 189,492

Notes:

OExcludes analysis of special revenue funds that use special revenues to provide for expenditures (i.e. Water Fund, E911 Fund, Spec. Fire,

Motor Fuel Tax, Debt Service, Capital Project)

@Based on Village's Tentative FYE 2015 Budget - the remaining funds have not been included:

each of which funds have either special sources of revenues or receive transfers from the
General Fund and which have expensesthat equal the revenues received

©Reflects budgeted expenditures minus miscellaneous sources of revenues

“Based on Tentative FYE 2015 Budget for Lake Bluff Public Library - the remainng funds have not been included
each of which funds have a special sources of revenues

(S)Adjustments were made to reflect that the relatively small addition of 16 residential units would not

have an impact on various general government expenses nor would the construction of the units
cause the Village to incur any additional capital expenditures
©Due to relatively small addition of 16 residential units, only additional overtime by the Police Department is assumed to be necessary
Mpue to relatively small addition of units added, additional expenses related to the pay for volunteer firefighters and the contractual ambulance

services are assumed to be necessary

©0ther than for Sanitation (which is solely for residential service), the Residential Portion (89%) is determined by dividing the Village's 2013
Residential EAV ($432,581,864) by the Village's Total 2013 EAV ($484,263,512) with the remaining portion

assumed to be commercial, industrial and farm
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EXHIBIT A-7

Projection of Annual Expenditures



Estimated New Expenses

Year of Occupancy 2013 2014 2015 2016 2017 2018 2019
Residential
Total Number of

New Residents®” 0 0 17 35 35 35 35
Additional Operating

Expense Per Resident® 376 376 376 376 376 376 376
Adjusted Additional

Operating Expenditures 0 0 6,390 13,156 13,156 13,156 13,156

Notes:

@ Reflects the addition of 16 units to the on the Property commencing in 2016

@petermined by dividing the Residential Portion of Total Adjusted Expenditures by the Village's 2010 Census Total

Population (5,722)
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EXHIBIT A-8

Fiscal Impact Analysis
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EXHIBIT B

Preliminary Fiscal Impact Analysis — District 65
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EXHIBIT C

Preliminary Fiscal Impact Analysis — District 115
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EXHIBIT D-1

Projection of Incremental Property Taxes
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EXHIBIT D-2

Budget Analysis and Projection of Additional Revenues



Operating Budget Analysis (Revenues)

Less Other Total Adjusted
All Major Activities Summary Revenues Adjustments'”) Revenues
District General Fund "
Subfund-Administration
Tax Receipts 816,281 816,281 “ 0
Interest 2,250 2,250 ¥ 0
Miscellaneous 0 0 0
Subfund-Park Maintenance
Miscellaneous 14,200 0 14,200
Recreation Fund
Subfund-Administration
Tax Receipts 766,484 766,484 ) 0
Miscellaneous 5,000 5,000 0
Donations 0 0 0
Subfund-Facility Services
Fees and Admissions 52,496 0 52,496
Rentals 14,800 0 14,800
Concessions 7,200 0 7,200
Subfund-Recreation Programs
Miscellaneous 8,200 0 8,200
Programs 932,975 0 932,975
Subfund-Sunrise Park & Beach
Fees and Admissions 20,190 0 20,190
Rentals 7,400 0 7,400
Concessions 250 0 250
Programs 21,500 0 21,500
Subfund-Health and Fitness Center
Fees and Admissions 369,595 0 369,595
Rentals 9,000 0 9,000
Miscellaneous 0 0 0
Donations 0 0 0
Programs 57,300 0 57,300
Lessons 110,000 0 110,000
Subfund-Paddle Club
Fees and Admissions 87,965 0 87,965
Rentals 1,729 0 1,729
Merchandise 10,368 0 10,368
Programs 85,680 0 85,680
Lessons 0 0 0
Subfund-Aquatic Facility
Fees and Admissions 96,543 0 96,543
Rentals 11,286 0 11,286
Concessions 15,000 0 15,000
Miscellaneous 900 0 900
Programs 63,499 0 63,499
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Operating Budget Analysis (Revenues)

Less Other Total Adjusted
All Major Activities Summary Revenues Adjustments Revenues
Subfund-Golf Club
Fees and Admissions 786,884 0 786,884
Rentals 38,065 0 38,065
Concessions 73,500 0 73,500
Merchandise 108,000 0 108,000
Miscellaneous 0 0 0
Programs 18,000 0 18,000
Lessons 13,000 0 13,000
Audit Fund
Tax Receipts 3,000 3,000 ¥ 0
Social Security Fund
Tax Receipts 162,000 162,000 ¥ 0
IMRF 0
Tax Receipts 173,005 173,005 ¥ 0
Special Recreation Fund
Subfund-Administration
Tax Receipts 220,073 220,073 ¥ 0
Liability Fund
Tax Receipts 175,662 175,662 ¥ 0
Debt Service Fund
Subfund-Administration
Tax Receipts 363,433 363,433 “ 0
Bond Proceeds 0 o 0
Capital Master Plan Fund
Miscellaneous 0 0 0
Bond Proceeds 0 oW 0
Total Adjusted Revenues 5,722,713 2,687,188 3,035,525
Notes:

WBased on Park District's FY 2014 Budget

(Z)Property tax receipts were analyzed separately based on the projected values of the additional units

®The construction of the additional units is not anticipated to cause the District to issue additional
debt
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Estimated New Revenues

Year of Occupancy 2013 2014 2015 2016 2017 2018 2019
Residential
Total Number of

New Residents® 0 0 17 35 35 35 35

Additional Operating
Revenues Per Resident® 357 357 357 357 357 357 357

Adjusted Additional
Operating Revenues 0 0 6,071 12,499 12,499 12,499 12,499

Notes:
WReflects the addition of 16 units to the on the Property commencing in 2016
@ Determined by dividing the Total Adjusted Revenues by the District's Estimated Population Total
Population (8,500)
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EXHIBIT D-3

Budget Analysis and Projection of Additional Expenditures



Operating Budget Analysis (Expenses)

Less Other Total Adjusted
All Major Activities Summary Expenditures  Adjustments(1) Expenditures
District General Fund
Subfund-Administration
Personnel Services 184,071 184,071 0
Commodities 6,720 6,720 0
Contractual Services 217,530 217,530 0
Capital Improvements 0 0 0
Subfund-Park Maintenance
Personnel Services 217,393 217,393 0
Commodities 94,399 94,399 0
Contractual Services 57,750 57,750 0
Recreation Fund 0
Subfund-Administration
Personnel Services 350,460 350,460 0
Commodities 28,183 28,183 0
Contractual Services 201,919 201,919 0
Debt Service 352,688 352,688 0
Subfund-Facility Services
Personnel Services 47,709 47,709 0
Commodities 3,888 3,888 0
Subfund-Recreation Programs
Personnel Services 448,952 0 448,952
Commodities 51,544 0 51,544
Contractual Services 99,317 0 99,317
Capital Improvements 0 0 0
Subfund-Sunrise Park & Beach
Personnel Services 74,000 74,000 0
Commodities 24,114 24,114 0
Contractual Services 46,252 46,252 0
Subfund-Health and Fitness Center
Personnel Services 250,330 0 250,330
Commodities 34,700 0 34,700
Contractual Services 98,090 0 98,090
Debt Service 0 0 0
Subfund-Paddle Club
Personnel Services 121,384 121,384 0
Commodities 20,260 20,260 0
Contractual Services 34,225 34,225 0
Capital Improvements 0 0 0
Debt Service 56,477 56,477 0
Subfund-Aquatic Facility
Personnel Services 123,386 0 123,386
Commodities 38,795 0 38,795
Contractual Services 35,743 0 35,743
Debt Service 0 0 0
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Operating Budget Analysis (Expenses)

Less Other Total Adjusted
All Major Activities Summary Expenditures  Adjustments Expenditures
Subfund-Golf Club
Personnel Services 577,591 0 577,591
Commodities 307,718 0 307,718
Contractual Services 227,144 0 227,144
Capital Improvements 0 0 0
Debt Service 201,196 201,196 0
Audit Fund
Contractual Services 15,300 15,300 0
Social Security Fund
Personnel Service 186,000 186,000 0
IMRF
Personnel Services 0 0 0
Contractual Services 182,100 182,100 0
Special Recreation Fund
Subfund-Administration
Personnel Services 19,091 19,091 0
Commodities 5,000 5,000 0
Contractual Services 95,034 95,034 0
Capital Improvements 79,863 79,863 0
Subfund-Park Maintenance
Personnel Services 13,873 0 13,873
Liability Fund
Personnel Services 0 0 0
Commodities 0 0 0
Contractual Services 169,809 0 169,809
Debt Service Fund
Subfund-Administration
Contractual Services 0 0 0
Debt Service 418,637 418,637 0
Capital Master Plan Fund
Contractual Services 1,500 1,500 0
Capital Improvements 81,000 81,000 0
Debt Service 0 0 0
Total Adjusted Expenditures 5,901,135 3,424,143 2,476,992
Notes:

mAdjustments were made to reflect that a relatively small addition of 16 residential units would not require the Park District to
incur additional costs other than for recreation programs, health and fitness, aquatic and golf of park facilities within the
Development

@Based on Park District's FY 2014 Budget
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Estimated New Expenses

Year of Occupancy 2016 2017 2018 2019 2020
Residential
Total Number of

New Residents®” 0 0 17 35 35
Additional Operating

Expense Per Resident® 291 291 291 291 291
Adjusted Additional

Operating Expenditures 0 0 4,954 10,199 10,199

Notes:

WReflects the addition of 16 units to the on the Property commencing in 2016

@Determined by dividing the Total Adjusted Expenditures by the District's Estimated Population Total

Population (8,500)
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EXHIBIT D-4

Fiscal Impact Analysis
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